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Introduction

Type of Report — Mass Appraisal Report

This document is a report of the Snohomish Courgge&sor's Mass Appraisal for the geographic anechan
this report (“Region 2”) as required under Stand@ydUniform Standards of Professional AppraisalcBca
(USPAP).

This document is not intended to be a self-conthoh@cumentation of the mass appraisal but to sumenére
methods and data used, and to guide the readéng¢odocuments or files which were relied uponadqm the
mass appraisal, which may include the following:

Individual Property Records — Contained in Assesdtmoperty System Database/ProVal®

Real Estate Sales File — Part of Assessor's PyoBgstem Database/ProVal®

Reviewed Sale Files (such as returned questiormaire

Land Sales and Model Calibration Spreadsheetsdirdupublished 'Benchmark’ tables
Residential Cost Tables — Contained in Assessaojsety System Database/ProVal®

Residential Depreciation Tables — Contained inAbgessor's Property System Database/ProVal®
Residential Time Trend Study Spreadsheet(s)

Revised Code of Washington (RCW) — Title? 84

Washington Administrative Code (WAC) — WAC 458

Uniform Standards of Professional Appraisal PracfiéSPAP) published by the Appraisal Standards
Board of the Appraisal Foundatibn

Snohomish County Revaluation plan approved by tlasthgton State Department of Revenue March
5, 2016 and amended March 15, 2017.

County Assessor's Mandal Published by the Department of Revenue (DORyeRer 2011
Mass Appraisal Report data extracts and sales files

Comparison to County Assessor Statistics Reports

This mass appraisal report is a 'post-revaluagégont card' on the performance of the valuationet{gil used. It
is not a fully self-contained appraisal but rathesummary of the performance of the model for theggaphic

! ProVval® is property appraisal and valuation sofavased by the Assessor’s office to record andsacpeoperty records, and is a
registered trademark of Thomson Reuters.

2 http://apps.leg.wa.gov/RCW/default.aspx?Cite=84

3 http://apps.leg.wa.gov/wac/default.aspx?cite=458

4 http://www.uspap.org/#/56/

5 http://dor.wa.gov/docs/pubs/prop_tax/assessornefimadoc

6 http://dor.wa.gov/content/AboutUs/StatisticsAndBep/stats_proptaxstats_Assessor.aspx
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area(s) identified in the report. The summary stiag apply to the population of sales used as@endnd are not
appropriate to apply to any specific property.

For example, this report may show that on averpgserty values increased or decreased x%. Tinisotebe
construed to mean that all property values incibasedecreased x%. While property values in a g#nel
geographic area may on average change by x%, thdil/properties may increase or decrease at greEsser
amounts due to changes in property characteristidscalized market factors that do not affect bieader
geographic area that this report covers.

Analyst Comments for This Report

Analyst Comments Regarding Value Model Calibration

The base House Type Model 2017 was used in alhberfpoods in Region 2, with the exception of Benatim
Area 2418000 (Hat Island). The unusual geogragiétienges present in constructing a house onamdis
without public ferry service necessitates the dse separate house type modifier.

The base Depreciation Schedule 17 was used iregibR 2 neighborhoods.

Analyst Comments Regarding Sales Used in Analysis

Multiple years of sale data was used for analykisi@l and waterfront properties in Region 2.

Analyst Comments Regarding Valuation of Land

Most land in Region 2 was increased. All land sa&leRegion 2 were reviewed. Building rates wererdased
approximately 2%, however a reduction in depregiatesulted in an approximately 6% increase in most
buildings. Land values were adjusted accordin@fypst land increases were between 18% and 40%.

Sales of large acreage parcels in Lake StevenSawmith Marysville where sewer is available showegda
increases in value in the 30% to 60% range. Laogeage parcels found to have entitlements attesineddas
Hearing Examiner Approval for preliminary approf@l sub-division are being re-coded in an efforséparate
them from the population of land without any eptitlents.

Analyst Comments Regarding the Physical Inpection ¢le

This year all of the parcels in inspection areae?eninspected. Most of these inspections wereuwiad
curbside from a vehicle. Some of the parcels wherdhouse did not match the sketch in the fileawespected
with a “walk around” and possible re-measurement.

Inspection area 2 in region 2 includes the Stilgll®y south of Stanwood, Warm Beach, Kayak Ptyabih
Terrace, Seven Lakes and Lakewood. Refer to majaiced in this report to see a visual represemtaif the
borders.
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Properties Appraised

Member Parcels Residential Appraisal Management

Region 2
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Red: Residential Management Regions 1, 3 and 4 andh@ooial (not part of this report)
Green:  Member Parcels - Residential Management Region 2
Blue: Benchmark Boundaries

The map above shows the economic residential aggbnaianagement area known as Residential Regidine.
residential division of the Snohomish County Aseesffice is responsible for the annual revatuabf all of
the parcels denoted aieen

Snohomish County is bordered by Puget Sound aaddsCounty (to the west), Skagit County (to thetmjor
Chelan County (to the east) and King County (tostheth).
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Pre-2017 Revaluation Market Analysis

Preliminary to the initiation of the 2017 revalwatj ratio studies were conducted to measure tiagiorship of
current assessed values (January 1, 2016 Asses3iieP®16 sale prices and to determine if propaatyes were
changing over time.

Please note that the three studies that followdelonly single-family residences (Use codes 116, 141 and
142), as this is the predominant property typéeresidential appraisal management region; arldose types,
only those sales that met the criteria listed tisa “Appraisal Performance — Mass Appraisal ReperSales”
These sales represent the market and overall resitimarket trend for Region 2.

The following chart summarizes both ratio and thange in ratio over time for single-family residesin Region
2. If no revaluation occurred, on average, sirighaily residences would be assessed at 77.0% dasated by
the December 2016 ratio).

Region 2 Average Ratio of 2016 Assessed Values to 2016 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142)

1.10

1.05

1.00 -+
0.958

0.95 n 0:925—0.922

0.90

0.860 0.857
0.839

0.818

Note: A declining ratio over time indicates rising safaices.

The market remained fairly flat in the last quartér2016 (see the following charts on pages 6 andsd@
adjustments to the existing trend are not warranted

7 See Introduction and Summary section (SectionfAh@ overall report.
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Post-Revaluation Ratio Study

The following chart summarizes the post-revaluatiatio and the change in ratio over time for siriglaily
residences in Region 2. From the chart we cantsdeat a result of the revaluation, on averageglesifamily

residences are assessed at 94.6% (December 20a5 Ra

1.10

1.05

1.00

0.95

Region 2 Average Ratio of 2017 Assessed Values to 2016 Sale Prices
for SFR-Type Homes (Use Codes 111,116, 141 & 142)

1.054

A
1.024 1020
0.990

0972 0968 963 (951 0961 0960 0.962

TR

Note: A declining ratio over time indicates rising safaices.
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Adjusting For Market Changes over Time

The purpose of time-adjusting sale prices is toenaacurately represent market changes over tirhes. tdchnique
allows sales occurring earlier in the year (or pyiears) to be used in the analysis to determiadahl market
value as of the assessment date.

For example, if a home sold on January 1, 20165160,000 and an identical home sold January 1, 2617
$112,000, this would indicate the market has irsedal2% over that one year time period. The Tirdpsgted
Sale Price (TASP) of the first house would be $22@,($100,000 plus 12%). Both houses would besasskeat
$112,000, and the Time-Adjusted Sale Ratio for batlld be 1.00. Without the TASP* adjustments, réiéos
would be 1.12 for the earlier sale and 1.00 forldiber sale.

The following chart summarizes 2017 assessed vatug616 sale prices adjusted for market chang@916.
This change is often referred to as 'time trend'.

Region 2 Average Ratio of 2017 Assessed Values to 2016 TASP* of

. SFR-Type Homes (Use Codes 111, 116, 141 & 142)

1.05

1.00

0.959 0.951 2 0.956

. 0oa1 0948 0948 0951 0952 095 0.946

0.95 - OQA 093

*TASP is Time-Adjusted Sale Price(s)
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Appraisal Level and Uniformity
Non Time-Adjusted Sales Ratio Study
Study Period: January 1, 2016 through December 32016
Number of Sales: 3,481

Pre-Revaluation Ratio

1/1/2016 Certified Value Compared to 2016 Sale Pes

Post-Revaluation Ratio

1/1/2017 Calculated Values Compared to 2016 Salesdes

The data used in this analysis were obtained flmrattive database.

This ratio study only includes sales where the priypexisted both in the prior assessment yeairatige current
assessment year, was 100% complete at the tirhe afalysis, sold for more than $1,000, and theneesluation
ratio was not an 'outlier' (< 0.25% or > 1.75%).

The pre- revaluation ratio is calculated by diviglthe 2016 certified value by the 2016 sale price.

The post- revaluation ratio is calculated by dinglthe 2017 pre-certification appraised (worksheai)e by the
2016 sale price (report data is extracted justrpawalue certification).

The sale prices used in this ratio study have eenbadjusted for changes in market conditions dgbatirred
throughout the year. This ratio study includes ARioperty Class Codes, less excluded sales, aesl wih no
improvement or land valte.

A direct comparison of the pre-appraisal ratio Hvelpost-appraisal ratio is inappropriate as theesused are
from different points in time and the ratios, wharie an average over the entire year of salesytdeftect changes
in market conditions over time.

8 See “Additional Sales Excluded” in Section A ofstheport.
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Time-Adjusted Sales Ratio Study (Single-family Redences)
Study Period: January 1, 2016 through December 32016
Number of Sales: 3,316

Pre-Revaluation Ratio

1/1/2016 Certified Value Compared to 2016 Sales Rgs

Post-Revaluation Ratio

1/1/2017 Calculated Values Compared to 2016 Salesdes

The data used in this analysis were obtained frenatchived database. The archived database sathecproperty
characteristics at the time of sale.

This ratio study only includes sales where the priypexisted both in the prior assessment yeairatige current
assessment year, was 100% complete at the tirhe ahalysis, sold for more than $1,000, and theneesluation
ratio was not an 'outlier' (< 0.25% or > 1.75%).

The pre- revaluation ratio is calculated by diviglthe 2016 certified value by the 2016 time-adjdist@le price.

The post- revaluation ratio is calculated by dinglthe 2017 pre-certification appraised (worksheai)e by the
2016 time-adjusted sale price (report data is ete¢dhjust prior to value certification).

This ratio study includes ONLY Single-family Resmes (Property Class Codes 111, 116, 141 and thé2nost
frequently occurring property types.

The sale prices used in the above ratio study haga adjusted for time.
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Value Change Summary

The Summary of Value Change table below reflecsatigregate change in value for ALL parcels thested in
the study area at the time the study was condudfetie Change and Percent (%) Change includegdine for
new parcels that were created and assessed flrstitéme in the current assessment year thahdicexist in the

prior assessment year.

Property Class groups on the following table ineltige following property types:

Agriculture:  Farms General, Open Space Ag, Operé&@eneral

Industrial: Manufacturing Facilities
Commercial: Retail, Schools and Churches
Residential: Single-family Residences, Condominiamd Manufactured Homes
Multifamily:  All Multiple Family Parcels Includindouplexes and Triplexes
Forest: Designated Forest Land and Open Spaceefimb
Other: All Remaining Categories Including Vacaand
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Region Profiles

Region Profile by Property Class (Use Cod&)

This list is ordered by parcel count per use code.
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Region Profile by Land Type
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Region Profile by House Style (Stories)

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,

triplexes, and manufactured homes.
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Region Profile by House Quality (Grade)
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Region Profile by Year Built Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Region Profile by Total Living Area Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Sale Verifications

The number of sales of single-family residencese(tfsdes 111, 116, 141 & 142) reviewed, and thesictim
types performed are summarized below:

$
b/
# 0! ; )
<8 $!
% /8 )
" # 0! 0!
), !

Valuation Model Performance Statistics by Benchmark

Valuation Model Performance Statistics

Adjusted For Changes in Market Conditions over Time

Use codes included in this analysis:

Use Code 111 — Single-family Residence, Detached

Use Code 116 — Single-family Residence, Attached

Use Code 141 — Single-family Residence, Detacl@&shflominium

Use Code 142 — Single-family Residence, Attachédrnidominium (Row House Style)
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Ratio Averages over Time

'Ratio’ is revaluation assessed value divided lytme-trended sale price.

“TASP Ratio” is the revaluation assessed valued@idiby time-trended sale price. The table belomwpares the
two on a month-by-month basis.
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Region 2 Ratio Averages Over Time
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Note: A decreasing non-time-adjusted ratio indicateséasing sales prices.
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Region 2 Valuation Model Performance Statistics bydenchmark

Valuation Model Performance Statistics for All Sale of All Use Codes

(Except Manufactured Homes in Parks)
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Valuation Model Performance Statistics for Sales ofJse Codes 111, 116, 141, & 142
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Valuation Model Performance Statistics for Use Codé&11 Sales
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Valuation Model Performance Statistics for Use Codé&16 Sales
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Valuation Model Performance Statistics for Use Codé&41 Sales

Calculated Ratio
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Valuation Model Performance Statistics for Use Codé&42 Sales
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Valuation Model Performance Statistics for Use Codé&19 Sales

The dispersion in sales prices for Manufactured elohocated in manufactured home parks is consijerab
greater than that for other residential propenpesy Due to this difference, the statistics fonufactured homes

located in parks are reported separately fromeh@n as a whole.
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Valuation Model Performance Statistics Sales of Usodes 121, 122 & 123
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Valuation Model Performance Statistics for Use Code117 & 118 Sales

(Manufactured Homes Not In Parks: 117 — leased kit8 — owned site)

+ - (. A 7 3$(!'$ 6 A%8 - 9
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Summary of Value Change

The Summary of Value Change table below refle@satijigregate change in value for ALL parcels thieted in
the study area at the time the study was condudfetie Change and Percent (%) Change includegdine for
new parcels that were created and assessed firstitéme in the current assessment year thahdicexist in the

prior assessment year.

Number of Parcels Appraised: 67,472

Land Improve ments Total

2017 Assessment Year $8,155,374,700  $10,395,527,000  $18,550,901,700

2016 Assessment Year $6,879,914,900 $9,778,117,700 $16,658,032,600

Value Change $1,275,459,800 $617,409,300 $1,892,869,100

Percent Change 18.5% 6.3% 11.4%

Data Sources

All data in this report was summarized from pretifieation Residential Characteristics extracts/and\bstract

Reports dated 6/17/2017.

Glossary of Terms

A glossary of terms used in property appraisalassgssment is published by the IAAO, and can hedfatithis link:

http://www.iaao.org/media/Glossary Ed2 Web/indarlht
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